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DOWNTOWN REVIEW BOARD MEETING PROCEDURES 
 
 
The Downtown Review Board will hold their regular meeting on Wednesday, March 5, 2014 at 
8:30 a.m in the Council Chambers of City Hall located at 107 North Nevada Avenue, Colorado 
Springs, Colorado 80903.  

 
The Consent Calendar will be acted upon as a whole unless a specific item is called up for 
discussion by a Board Member, a City staff member, or a citizen wishing to address the 
Downtown Review Board. 
 
When an item is presented to the Downtown Review Board the following order shall be used:  

 City staff presents the item with a recommendation;  

 The applicant or the representative of the applicant makes a presentation;  

 Supporters of the request are heard;  

 Opponents of the item will be heard;  

 The applicant has the right of rebuttal;  

 Questions from the Board may be directed at any time to the applicant, staff or public to 
clarify evidence presented in the hearing. 

 
 
 

APPEAL INSTRUCTIONS 
 
If you do not agree with a decision of the Downtown Review Board and wish to appeal that 
decision you must do so by filing an appeal with the City Clerk’s Office (located at 30 S. Nevada 
Avenue, Colorado Springs, CO 80903) no later than ten (10) days after the hearing date. 
Accordingly any appeal relating to this Downtown Review Board meeting must submitted to the 
City Clerk by 5pm on:  
 

Monday, March 17, 2014 
 
The appeal letter, along with the required $176 fee, should address specific code and/or 
regulating plan requirements that were not adequately addressed by the Downtown Review 
Board. City Council may elect to limit discussion at the appeal hearing to the matters set forth in 
your appeal letter.  Unless a request for postponement is made, City Council will hear the 
appeal at its next regular meeting occurring at least nineteen (19) days after the Downtown 
Review Board meeting (Zoning Code Chapter 7.5.906). 
 
 



 
 

DOWNTOWN REVIEW BOARD MEETING AGENDA 
 
 
 

1. APPROVAL OF THE MINUTES -  for the February 5, 2014 Downtown Review Board 
meeting  

 
2. COMMUNICATIONS 
 
3. CONSENT CALENDAR - (No items)   

 
4. NEW BUSINESS CALENDAR 

 
Item No.:  4 .................... Page 4 

File No.:  DRB DP 14-00008 – (Quasi-Judicial) 
Request by Scott Simmons on behalf of LWP Properties, LLC for approval of 

the Green Man Taproom conditional use development plan to allow the 

property to be used for a bar use. The plan illustrates the use of the existing 

3,475 square foot building for a craft beer, gourmet food, and event center, 

and the construction of an exterior “beer garden” to the south and west of the 

building for outdoor customer seating. The change of use and the additional 

seating demands more parking stalls than are available on-site triggering the 

need for a parking warrant. The property is located at 320 S. Weber St., is 

roughly 11,250 square feet in size, is zoned FBZ-COR (Form-Based Zone – 

Corridor Sector) and is located on the northwest corner of S. Weber St. and 

Pueblo Ave. 

 
 



 

DOWNTOWN REVIEW BOARD AGENDA 
 

ITEM NO: 4 
 

STAFF: RYAN TEFERTILLER 
 

FILE NO: 
DRB DP 14-00008 – QUASI-JUDICIAL 

 
 
 
PROJECT:  GREEN MAN TAPROOM 
 
APPLICANT:  SCOTT SIMONS 
 
OWNER: LWP PROPERTIES, LLC  
 

  
 
PROJECT SUMMARY: 

1. Project Description: This proposal is to convert an existing structure to a craft beer and 
food establishment; because more than fifty percent of the business’s revenue is 
expected to come from alcohol sales, the use is considered a bar which requires the 

Site 



approval of a conditional use permit by the Downtown Review Board.  The 3,475 square-
foot building was historically used as a church, but was converted into an event center 
roughly three years ago.  The current tenants are in the process of converting the 
building for their intended use which includes interior improvements and the construction 
of an outdoor “beer garden” or patio area.  In addition to the conditional use permit 
described above, the project requires a Form-Based Zone warrant for insufficient 
parking.  While the site includes nine (9) on-site parking stalls immediately north of the 
building, the intensification of the use as well as the proposed outdoor seating 
necessitates relief from the Downtown Form-Based parking standards.  The site is 
zoned FBZ-COR (Form-Based Zone – Corridor Sector) and is located on the northwest 
corner of S. Weber St. and Pueblo Ave.    
 

2. Applicant’s Project Statement: (FIGURE 1) 
 

3. Planning & Development Department’s Recommendation: Approval of the application 
with technical modifications. 
 

BACKGROUND: 
1. Site Addresses: 320 S. Weber St. 
2. Existing Zoning/Land Use: FBZ-COR (Form-Based Zone – Corridor Sector) / The site is 

developed with an existing 3,475 square-foot building, a private parking lot, and basic 
landscape improvements. (FIGURE 2) 

3. Surrounding Zoning/Land Use: North: FBZ-COR (Form-Based Zone – Corridor 
Sector) /  

Commercial and Office uses  
South: FBZ-T2B (Form-Based Zone – Transition Sector 
2B) /  
Office, Commercial, and Residential uses 
East: FBZ-T1 (Form-Based Zone – Transition Sector 1) / 
Commercial and Office uses  
West: FBZ-COR (Form-Based Zone – Corridor Sector) / 
Office and Commercial uses 

4. Comprehensive Plan/Designated 2020 Land Use: Regional Center 
5. Annexation: Town of Colorado Springs, 1872 
6. Master Plan/Designated Master Plan Land Use: Imagine Downtown Master Plan (2009) / 

Activity Center 
7. Subdivisions: Town of Colorado Springs (1871) 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site is developed with an existing building and a private 

parking lot. 
 
STAKEHOLDER PROCESS AND INVOLVEMENT:  
Sixty-five surrounding property owners were notified of the proposal shortly after the application 
was submitted.  That notification provided information regarding the proposed project and 
instructions of how to submit comments.  Additionally, a poster was displayed on site from 
February 4th to February 14th, 2014.  Staff received only one formal comment which was 
submitted by the Downtown Partnership (FIGURE 3). All applicable City agencies and 
departments were asked to review and comment, and all concerns are incorporated into the 
required modifications listed at the conclusion of this report.  Prior to the Downtown Review 
Board hearing, the site will be posted and postcards mailed once again.      
 



ANALYSIS OF REVIEW CRITERIA AND MAJOR ISSUES 
The proposed project is located on a triangular-shaped parcel southeast of central downtown.  
The existing building, originally known as the Payne Chapel African Methodist Episcopal 
Church, was built in 1890 with additions in 1918, 1954, and 2011.  The building operated as an 
event center for a short period of time beginning in 2011.  The current proposal does not include 
any new additions to the building (FIGURE 4), but the proposed use and additional outdoor 
seating demand review and approval by the Downtown Review Board.   
 
One of the overarching principles of the Downtown Form-Based Zone is that individual land 
uses are less important than the building forms that establish Downtown’s character, 
architecture and built environment.  A healthy downtown is comfortable to pedestrians, and 
pedestrians are affected more by physical forms, public improvements, traffic speeds, and a 
consistent street-wall, than they are by the uses which exist behind closed doors.  However, 
there are a select number of uses which, if not properly considered, have the potential to 
negatively impact surrounding properties and downtown as a whole.  One such use is a bar, 
which is defined as a business which generates more than fifty percent of gross revenue from 
on-site alcohol sales.  While all successful urban areas have bars, the size, type, and perhaps 
most importantly, location of new bars was determined to deserve case-by-case review by the 
Downtown Review Board at a public hearing through the conditional use process.  This review, 
including the evaluation of the conditional use review criteria, can be an important step toward 
ensuring that surrounding properties are not harmed and that clusters of existing bars aren’t 
intensified, worsening problems associated with many late night urban uses.   
 
Specific areas within the Downtown Form-Based Zone have experienced recurring problems 
with bars and late night bar customers.  Littering, fighting, and other criminal activities are a 
challenge in areas with a high concentration of bar uses.  City resources, specifically increased 
Police presence, are necessary to minimize impacts to the surrounding area and protect 
innocent residents and customers.  However, the proposed location of the Green Man Taproom 
is well buffered from other bar uses.  The nearest bar to the proposed site is roughly a block 
away and there is little late-night activity in the area surrounding the subject property.  These 
factors and the proposed specialization in craft beer, lead staff to conclude that the proposed 
use will be a destination business that will operate largely independently from most other 
downtown bars, and will attract a specific customer type from across the region. 
 
The three criteria that must be considered by the Downtown Review Board in order to grant the 
requested conditional use permit are: 
 
A. Surrounding Neighborhood: That the value and qualities of the neighborhood surrounding the 

conditional use are not substantially injured. 

B. Intent Of Zoning Code: That the conditional use is consistent with the intent and purpose of 
this Zoning Code to promote public health, safety and general welfare. 

C. Comprehensive Plan: That the conditional use is consistent with the Comprehensive Plan of 
the City. 

While staff finds that the proposed bar use is reasonable and meet necessary criteria, it should 
be noted that staff’s analysis was based on the original submittal from the applicant.  While only 
limited physical changes to the site are proposed, a significant number of technical 
modifications are needed to the plan as submitted.  A comprehensive review letter was issued 



on February 20, 2014 detailing all the necessary plan modifications in order to gain plan 
approval (FIGURE 5).  While the letter was lengthy and significant improvements are needed to 
the plan, the applicant requested that the original submittal be the basis for the public hearing at 
the Downtown Review Board.  The applicant expects to resubmit a revised plan in the near 
future and staff expects to have a better understanding of what, if any, items remain unresolved 
at the time of the public hearing.   
 
As described at the beginning of this report, the proposed project also requires relief from the 
Downtown Form-Based Code parking standards.  While the prior uses of the property, an event 
center, was eligible to utilize a fairly liberal parking requirement of 1 private parking stall per 
every 750 square feet of building space under the “entertainment” land use type, the proposed 
bar use must provide 1 private parking stall for every 250 square feet of building space together 
with outdoor seating area.  The combination of the more stringent parking standard together 
with the new roughly 3,500 square-foot patio, results in a site that is significantly under-parked.  
The information provided on the plans together with building information from the County 
Assessor, lead staff to conclude that nine (9) parking stalls are provided where 28 stalls are 
required.  Although the deficiency may seem significant, the presence of numerous on-street 
parking opportunities should not be discounted.  In addition to parallel parking stalls along S. 
Weber St., Pueblo Ave. has ample parking supply, especially during the evening hours when 
many professionals who utilize the non-metered stalls have headed home for the night.  As 
many as 35 to 40 on-street stalls exist immediately adjacent to the subject property; taken 
together with the 9 on-site private stalls, it is reasonable to conclude that adequate parking is 
available in the area and the surrounding properties and businesses will not be negatively 
affected. 
 
Any project that requires relief from a form-based standard must gain approval of a warrant by 
the Downtown Review Board.  Warrants are reviewed using the five criteria found in Section 5.4 
of the Form-Based Code.  The criteria are: 
 
1. Is the requested warrant consistent with the intent of the form-based code?   
2. Is the requested warrant, as well as the project as a whole, consistent with Section 4 – 

Design Guidelines of the form-based code?  
3. Is the requested warrant reasonable due to the proposed project’s exceptional civic or 

environmental design?   
4. Is the requested warrant consistent with the Imagine Downtown Master Plan?   
5. Is the requested warrant consistent with the City’s Comprehensive Plan?   
 
 
The proposed project is consistent with the intent of the form-based code in that if approved, the 
applicant will be repurposing an existing historic building.  The building does not currently 
include a commercial kitchen limiting the range of use options.  The proposed craft beer bar will 
take advantage of the building’s architecture and floor plan to reactivate a relatively dormant 
area of downtown Colorado Springs.  The fact that the project maintains and embraces the 
building’s historic context can also be considered to support compliance with the Code’s design 
guidelines and the site’s civic design.  The addition of significant outdoor seating also improves 
the pedestrian interest in the area and merges the private uses with the adjacent public spaces. 
 
As described above, the project as submitted does not meet the required parking standard and 
requires the granting of a conditional use permit for the proposed bar use.  After careful 
consideration, Staff has determined that the required criteria are met and once the technical 
modifications described below are addressed, the plan can be approved.   



 
 
STAFF RECOMMENDATION: 
 
ITEM NO: 4  DRB DP 14-00008 – GREEN MAN TAPROOM 
Approve the proposed conditional use development plan and parking warrant based on the 
findings that the conditional use criteria empowered by Section 2.5.4 and that the warrant 
criteria found in Section 5.4 of the Downtown Colorado Springs Form-Based Code will be 
substantially met once the following technical modifications are made: 
 
Technical Modifications to the Development Plan: 

1. Add the file number and sheet numbers to all plan sheets 
2. Gain approval of a revocable permit for all private encroachments into the public right-of-

way; add a note to the plan referencing the permit and calling out encroachments. 
3. Improve the plan data to include: applicant and owner information, zone district, building 

type, frontage type, square footage of the property and the building, and add a note 
referencing the requested warrants. 

4. Call out the proposed hours of operation. 
5. Provide parking data including: the required parking ratio, the number of stalls required 

and provided, and add a note referencing the adjacent on-street stalls in Pueblo Ave. 
6. Clarify the proposed improvements associated with the beer garden including: the 

dimensions of the patio area, the proposed landscaping, the ground plane, a detail of the 
fencing/railing including the method of attachment to the ground, any proposed lighting 
and audio equipment. 

7. Add a note restricting outdoor amplification within the beer garden area. 
8. Label the re-routed sidewalk as meeting City standards. 
9. Document and label any public and private easements. 
10. Add a note referencing the proposed parking warrant. 
11. If food trucks are to be included as part of the general business operation, clarify the 

likely location for service ensuring that on-site parking stalls are still useable. 
12. Note that signage is not approved by this plan and that a separate sign permit must be 

obtained for any new signage. 
13. Modify the landscape sheet to add utility information and address the comments from 

the City’s Landscape Architect as described in the February 20, 2014 review letter 
(FIGURE 5). 

14. Add the following note to the development site plan: "All curb, gutter, pedestrian ramps 
and sidewalk posing a safety hazard or exhibiting excessive deterioration along Pueblo 
Avenue and Weber Street adjacent to the site will need to be removed and replaced. An 
on-site meeting can be set up with the City Engineering Inspector, to determine what, if 
any improvements are required. The inspector can be reached at 385-5977." 

 

 
 




